Land is important production factor without it the agricultural production could not exist. Agricultural 
Introduction
Natural -geographical conditions have a special position in the structuring the spatial system. They influence the economic development by the creation of conditions for the localization of economic activities. Each region can be characterized by the different system of natural geographical conditions. The regional development is influenced mainly by these conditions: area size, orographic conditions, climate, water conditions, the state of environment, fauna and flora. Except of these factors, the geographical location is important, technical and social infrastructure, economic performance of the region, financial resources, culture and cultural-historical potential, institutions, social capital, innovation potential etc. as well as exogenous factors like economic and social policy, global situation, economic performance of the country etc. (Fazikova et al., 2013) The value of land rent described by the developers of classical economics differs from that described in modern economics (Rymanov, 2017) . In classical economics, rent was considered in terms of the low rate of the tax burden. In conditions of public expenditure growth, its level rose significantly.
Lease of agricultural land is one of the option of land usage for the owners who do not want to operate on it and do not want to transfer its ownership. The legislation on the land use of agricultural land has undergone after the Slovak Republic was established and these changes were aimed at protecting of both owners and tenants. Currently the Act 504/2003 on lease of agricultural land, agricultural companies and forest land is valid. (Pavlíková, 2014) Considering the fact that vast majority of the agricultural land in Slovakia is rented, the legal acts on tenancy of agricultural land is fabulously important. The largest tenant of agricultural land in Slovakia is the Slovak Land Fund, which manages approximately 5 % of state owned agricultural land and 14 % agricultural land of unknown owners. (Dirgasová, Bandlerová, 2014) Based on questionnaire survey RIEFA about land lease the farmers lease the land from the private persons (58 %) as well from the Slovak land fund and the lowest share of land lease is from the own members, partners, church (Buday et al., 2016) . Overall ratio between own and leased land for operating in agriculture is 1:9. By cooperative of average area of 1.250 ha it is about hundreds to thousands of rental agreements. In Slovakia there is a high degree of ownership fragmentation which makes the land purchase of larger land area very difficult to realize. Foreign competition raises land prices as well as land lease. (Václavík, 2014) Chakir, Lungarska (2017) compared the performance of econometric land use models based on three proxies for agricultural rent: farmers' revenues, land prices and shadow land prices derived from a mathematical programming model. It is found that the inclusion of spatial components significantly improves the quality of predictions.
Improving the land-use efficiency (LUE) of farming systems could satisfy increasing global food, feed, biomass and bioenergy demand in a sustainable manner. Lin, Huelsbergen (2017) bring new method for calculating LUE, beginning with an overview of different approaches to assessing agricultural land-use efficiency. This method takes into account the quality and function of agricultural products and the relationship between yield of the assessed farm and the average yield of the reference region with comparable soils, climate and socio-economic conditions. Agricultural land in Slovakia is possible to purchase cheaper than in western countries of EU. In long-term view there is an estimation that these prices will be equalling so the investment into the land should be profitable. The price of agricultural land is underestimated in comparison with the western EU also due the price increase. The land purchase is long-term investment which will not generate quick profit but the advantage is that it will not lose its value. 1 The situation in the Czech agricultural sector has improved particularly due to increasing subsidies, non-agricultural subjects are showing increased interest and banks are changing their approach to granting loans for the purchase of farmland. The market price of farmland in the Czech Republic has been rising, in 2015, it exceeded CZK162,500 per hectare on average. Howeever, it is still low compared to the old EU members states. (Severová, Svoboda, Kopecká, 2017) The agricultural sector is characterized by the fact that there is a high level of risk. The ability of early detection and effective management of the risks is an integral part of the strategic management of every agricultural organisation. Slovakian farmers perceive the price risk, production or income risk as the most important factors, and the diversification as a most important strategy of the risk management. The most significant positive correlations were found between the land size and the perception of the price risk importance, between the number of years in office and the perception of the price risk importance. (Jankelová, Masar, Moricová, 2017) The purpose of the paper of Matyja (2016) was to examine the relationship between selected resourced based factors and competitiveness of agricultural enterprises. The main finding was that the analyzed resources -the level of labour, size and quality of agricultural land and size of assets were weakly correlated with competitiveness. This observation means that other factors have stronger impact (relational capital, knowhow, managerial competencies, climate, legal issues).
Authors Adamišin, Kotulič, Kravčáková Vozárová (2017) evaluated the economic performance of agricultural entities depending on their legal form in Slovakia. On the basis of the testing results, it was found, that business companies show a higher rate of economic success measured by the selected economic indicators.
Data and Methods
Data used for the paper were used from database which is prepared by RIEFA Bratislava. We used the data for agricultural companies for period of 2005 -2015. The companies were divided to commercial companies and agricultural cooperatives and chosen indicators of investment decision-making indicators were applied in agricultural companies in Nitra County.
By land lease the official land prices is determined as capital expenditure and the land lease as a cash income. Cash income is discounted by usage of interest's rates. The interest rate of the loans with maturity over 5 years was used: 4.33 %, 5.29 %, 5.67 %, 5.6 %, 3.37 %, 3.08 %, 3.81 %, 3.48 %, 3.16 %, 3.27 %, and 2.97 %. The land lease is determined as percentage of the official price. To quantify the land lease the following rates from official price was used 0.5 %, 1%, 1.5 %, 2 %, 2.5 % and 3 %. The net present values were calculated as difference of discounted cash incomes (CI) and capital expenditure (CE):
Where: NPV -net present value, CI -cash income, CE -capital expenditure, ir -interest rate, n -year
If the indicator reaches positive values the investment is possible to realise. By land purchase we applied the calculation of net present value, internal rate of return, modified internal rate of return, profitability index, payback period and average profitability. Capital expenditure is the official land price and the cash incomes are created from the earning from operating activity decreased about trade margin, depreciation and difference of current assets and short-term liabilities or net working capital (NWC).
Internal rate of return:
The indicator shall reach positive values. It represents the interest rate which we are looking for.
Modified internal rate of return =
The investment is acceptable if the modified internal rate of return reaches lower values as classic quantified internal rate of return.
Ratio between discounted cash incomes and capital expenditure is expressed by profitability index (PI). The investment is acceptable if the values are higher than one.
When or in which time period invested cash will be returned in form of cash incomes is expressed by the indicator payback period which is calculated as follows:
CE earning from operating activity depreciation Payback period = +
Additional ratio is average profitability which divides the sum of earning from the operating activity for followed period and the life cycle of the investment which is multiplied by average land value.
Average profitability =
Earning from operating activity life cycle land value
Results and Discussion
The most of the land area is leased in Slovakia. The land price in Nitra County is on the level of 2.373 €/ha. Similar values of land prices are in Trnava and Bratislava County it means in the Counties which belong to the Counties operating in favourable natural conditions where the agricultural production is developed and there are good natural conditions for its development. The land lease by usage of percentage (0,5 %, 1 %, 1,5 %, 2 %, 2,5 % a 3 %) from official land price reaches values from 11.86 €/ha to 71.18 €/ha. The land lease is considered as the cash income because it is expected for longer time period. We discounted it by interest rates and calculated discounted cash incomes which are shown in table 1. The value for discounted cash incomes for 0.5 % lease from official land price reaches the lowest value for the interest of 5.67 % and it is 88.67 €/ha which is in comparison with the lowest interest rate 2.97 % less about 12.65 €/ha. Following by increase of used percentage of lease from official land price the value of discounted cash incomes is increasing and the highest values are reached by interest rate of 3 % lease from official price in range from 532 €/ha to 608,1 €/ha. Source: Own calculation.
Net present value created by difference of discounted cash incomes and capital expenditures for each lease percentage from official land prices is shown in table 2. The net present values show the values lower than zero it means that it is not profitable to realise the investment according to these conditions. Logically the less favourable results are for 0.5% lease from price and interest rates when the NPV is in range from -2.272 €/ha to -2.284 €/ha Source: Own calculation.
As we can see from previous table the negative results of net present value confirm that it is not profitable to lease the land based on these conditions. That is why the amount of cash incomes was modelled for each interest rate so to reach the positive minimal value of net present value.
The cash incomes should be much higher than the real ones to realise the investment with profit. The lowest cash incomes are for interest rate 2.97 % on level 278 €/ha and after for each interest rates are increasing and for interest rate Source: Own calculation.
By land purchase we divided the companies on commercial companies and agricultural cooperatives and we compared the results of calculations.
Earning from operating activity after decreasing about gross margin reaches Source: Own calculation.
Discounted cash incomes for each interest rate reach the range from 1.328 €/ ha to 1.514 €/ha. If we decrease the value about the capital expenditure which presents 2.373 €/ha in this County the cooperatives reach negative net present value it means that it is not profitable to realise the investment. The net present value is in the range from -859 €/ha to 1.045 €/ha. This development and indicator`s results influenced also results of profitability index which reaches the values higher than 1 and it means that it is not profitable to realise the investment. Internal interest rate reaches negative values for all interest rates in range from -36.20 % for interest rate 2.97 % to -44.04 % for interest rate 5.67 %. Modified internal return rate shows negative values it means from the point of view of investment realization these values are not acceptable for interest rates 2,97 %, 3,08 %, 3,16 %, 3,27 %, 3,37 %, 3,48 %, 3,81 % a 4,33 %. Source: Own calculation.
Based on results of chosen indicators the investment is not favourable to realize. We modelled the amount of official price which should be lower than the real one by agricultural cooperatives in Nitra County. For interest rate 2.97 % it reaches 1 514 €/ha and consequently the lowest modelled official price is for interest rate 5.67 % in amount of 1 328 €/ha. Based on these official prices the net present values reach minimal positive values in range from 0,037 €/ha to 0,778 €/ha. Profitability index reaches minimal positive values slightly higher than one. Internal return rate reaches also positive values however minimal and low in range from 0,003 % to 0,05 %.
Average profitability is created by sum of earnings from operating activity which reaches 104,4082 €/ha. Total average profitability is 0.80 % in cooperatives in Nitra County.
By real official prices the payback is not reached. Only by modelled amounts of official prices we reached the payback period between years. Payback period between year 8 and 9 is reached by following modelled official land prices: 1 415 €/ha, 1 352 €/ha, 1 328 €/ha, 1 332 €/ha, 1 452 €/ha. By other modelled official prices, the payback period is between 9 and 10 years. Source: Own calculation. Source: Own calculation. Source: Own calculation.
Discounted cash incomes are in range from 1 703 €/ha for interest rate 5.67 % to 1 982 €/ha for interest rate 2.97 %. Capital expenditure is about 2 373 € /ha in Nitra County. Due to the fact that the capital expenditure is lower than discounted cash incomes for all interest rates, the net present value reaches negative unfavourable values in range from -391 €/ha to -671 €/ha. Lower discounted cash incomes as capital expenditure caused that profitability index is lower than one it means that it is not favourable to realize the investment. Internal return rate is negative for all interest rates (in range from -16.49 % to -28,26 %) and it means that it is not profitable to invest. From this reason we modelled official land price to reach minimal positive values of chosen indicators of investment decision. The official price should be lower as the real one and it should be in range from 1 702 €/ha to 1 981 €/ha. Consequently, the net present value reaches minimal positive values from 0,944 €/ha to 0,058 €/ha. The profitability index reaches also minimal positive values equal to one. Internal return rate is in range from 0.0033 % to 0.0553 %. Modified internal return rate is on level from 1.30 % to 2.50 %. Average profitability is around 1.66 % in commercial companies of Nitra County. Total sum of earnings from operating activity without gross margin is 216,9719 €/ha.
Payback period from the point of view of capital expenditure on the level 2.373 €/ha we cannot quantify because the cumulative sum of depreciation and earning from operating activity is lower than capital expenditure. Modelled capital expenditure was used for formula to quantify the payback period which represents for modelled official prices 1 738 €/ha, 1 702 €/ha and 1 708 €/ha between 8 and 9 years and consequently for other modelled official prices between 9 and 10 years. Source: Own calculation.
Conclusion
The soil is important production factor which is linked with the agriculture. The agriculture is one of the most widespread activity in Nitra County area because of its very good natural and climate conditions for growing crops, expand the agricultural production because of the highest volume of arable land (405 743 ha) among all regions of Slovakia. In the paper we dealt with the application of chosen methods of investment decision efficiency by the decision of the companies if to purchase or lease the land. By land lease we found out that the net present value reaches negative results. In order to recommend the investment, the net present value should be at least positive and the amount of capital expenditure should be much lower in Nitra County. By land purchase from the point of view of commercial companies and agricultural cooperatives and in comparison, with calculated results we can say that the amount of the cash incomes increased in commercial companies from 2005 to 2015 and vice versa in agricultural cooperatives decreased to negative value. Net present value reaches in both legal forms of companies' negative value however the lower value are evidenced by the commercial companies. Profitability index is unfavorable -it is lower than 1 in both legal forms. Internal return rate reaches similar trend, the negative values in both legal forms but lower by the commercial companies. Modified internal return rate reaches positive values during all years by commercial companies. Average profitability is higher by commercial companies on the level of 1.66 %. The payback period is on similar level 8-10 years by both legal forms
